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SLACK, JOHNSTON & MAGENHEIMER, Inc. 

7245 SW Avenue, Suite 300, Miami, Florida 33173 

Telephone (305) 670-2111•Email: SJMIAMI@aol.com 

May 28, 2019 

 

Mr. Robert Warren  

Miami-Dade Aviation Department 

P.O. Box 025504 

Miami, Florida 33102 

 

RE: Miami-Dade Aviation Department 

 Fiscal Year 2020 General Aviation Rental Rate and Charges Review 

 

Dear Mr. Warren: 

 

Slack, Johnston & Magenheimer, Inc. has been retained to provide appraisal services as part of our 

professional service agreement approved by Resolution R-57-11.  The scope of this analysis is limited 

to estimates of annual market rent for various properties located at Miami-Dade County’s general 

aviation airports.  This letter provides summary information in a restricted report format.  Additional 

information concerning the analysis is retained in our files. This analysis was prepared in compliance 

with the Uniform Standards of Professional Appraisal Practice (USPAP).  The intended use of this 

report is to make recommendations to Miami-Dade County concerning the rental rates at their general 

aviation airports and the intended user is the Miami-Dade Aviation Department.  Market rent is 

defined in the Dictionary of Real Estate Appraisal. 

 

The scope of appraisal services includes estimates of the annual market rental rates for various 

properties at Miami-Dade County’s general aviation airports, including Miami-Opa Locka Executive 

Airport (OPF), Miami Executive Airport (TMB) and Miami Homestead General Aviation Airport 

(X51). Our analysis has included visits to the airports and the improvements, as well as market 

research of similar aeronautical and non-aviation properties. 

 

Our general aviation rental rate analysis included a review of the method of establishing rental rates 

and charges.  Generally, airports within Florida do not sell; therefore, determining rental rates and 

charges based on capitalization of sales prices is not possible.  There are two generally acceptable 

methods of estimating rental rates: 1) a market comparative analysis based on market research and 2) 

a comparison of non-airport (off-port) land and improvement values to airport (on-port) properties.  

 

It is our opinion that market research produces the best method of estimating rental rates between 

similar property types.  This method serves as the basis for our estimation of fair market annual rental 

rates for the Miami-Dade County’s general aviation airports. 
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Mr. Robert Warren 

May 28, 2019 

 

 

We have reviewed local and national surveys of airport rates and charges.  Our research revealed 

there is limited, reliable survey information available for annual rental rates at airports in Florida.  

Our research included a direct survey of over 50 public general aviation, as well as non-hub and 

small-hub commercial airports within Florida.  Our market research focused on general aviation rental 

rates and charges within Florida based on a direct questionnaire, as well as telephone interviews with 

several airport managers and fixed base operators.  This was a direct survey and the reliability of the 

information collected is considered good. 

 

The primary focus of our survey was rental rates and charges for airport properties, including both 

aeronautical and non-aviation uses.  The airports have been compared based on location, physical 

size, annual operations, based aircraft and fuel flowage.  The data collected includes statistical 

information described above, as well as rates and charges for various types of airport properties. 

  

Our survey indicates that, although there is a wide variation in geographic locations and non-aviation 

property values throughout Florida, there are several similarities in rental rates and charges for various 

components at general aviation airports.  Airports were compared based on activity levels relating to 

geographic locations, physical size, number and length of runways, based aircraft, annual operations 

and fuel flowage.   

 

In our research, the primary focus of airport comparisons was based on geographic location and 

relationships between based aircraft, operations and fuel flowage. The survey information was 

collected and analyzed for the purpose of comparison to Miami-Dade County’s general aviation 

airports.  The airports were compared based on their activity levels, as previously discussed.   

 

Based on our market analysis, we have recommended revising the current rental rates slightly for 

most of the properties at the County’s general aviation airports.  It was noted the market conditions 

for the non-aviation properties at the general aviation airports continue to change based on market 

sales analysis.  It is recommended the County continue to undertake individual appraisals of the non-

aviation properties to establish rental rates on a case-by-case basis to best reflect market conditions 

at the time.    

 

Based on our research and analysis, we recommend continuing most of the rental rates for Fiscal Year 

2020.  Refer to the attached FY2020 Rental Rate Summary for each airport.  The following changes 

to general aviation rental rates for FY2020 are recommended. 
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Mr. Robert Warren  

May 28, 2019 

 

 

Miami Homestead General Aviation Airport –  

Aeronautical Land: Increase annual aeronautical land rent $0.01/SF to $0.08/SF. 

Aeronautical Buildings: Revise the annual building rental rates as follows:  

 X51 FY2019 Increase FY2020  

 Building $/SF/Yr. $/SF/Yr. $/SF/Yr. 

 3 $2.65 $0.15 $2.80  

 5 $3.55 $0.10 $3.65 

 14 $2.65 $0.15 $2.80 

 

Miami Executive Airport - 

Aeronautical Land: Increase annual aeronautical land rent $0.01/SF to $0.24/SF. 

Aeronautical Buildings: Revise the annual building rental rates as follows:  

 TMB FY2019 Increase FY2020  

 Building $/SF/Yr. $/SF/Yr. $/SF/Yr. 

 121 $5.60 $0.20 $5.80 

 123 $5.55 $0.20 $5.75  

 222 $2.30 $0.25 $2.55 

 226 $1.25 $0.05 $1.30 

 228 $6.45 $0.25 $6.70 

 229 $6.20 $0.20 $6.40 

 247 $6.10 $0.20 $6.30 

 501 $8.10 $0.20 $8.30  

  

 

Miami-Opa Locka Executive Airport - 

Aeronautical Land: Increase annual aeronautical land rent $0.02/SF to $0.28/SF. 

Clearzone Land Parcel O-8088: Continue 3% annual increase per agreement. 

Non-Aeronautical Land: Revise the annual non-aviation land rent per square foot as follows: 

 OPF Land FY 2019 Increase FY2020 

 Non-Aviation $/SF/Yr. $/SF/Yr. $/SF/Yr. 

 Clear Zone Parking $0.60 $0.05 $0.65 

 Parcel O-1519 (MDWASA) $0.90 $0.05 $0.95 

 Parcel O-216 (MDDC) $1.10 $0.10 $1.20 
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Mr. Robert Warren  

May 28, 2019 

 

 

Aeronautical Buildings: Revise the annual building rental rates as follows: 

 OPF FY2019 Increase FY2020  

 Building $/SF/Yr. $/SF/Yr. $/SF/Yr. 

 40.3e $8.30 $0.25 $8.55  

 40.2c $7.95 $0.20 $8.15 

 40.1w $8.10 $0.20 $8.30 

 41.3e $7.95 $0.20 $8.15  

 41.2c $7.95 $0.20 $8.15 

 41.1w $7.95 $0.20 $8.15 

 45 $6.90 $0.30 $7.20  

 46 $13.15 $0.35 $13.50 

 47 $7.10 $0.20 $7.30 

 

The attached airport rental summaries for Miami-Opa Locka Executive, Miami Executive and Miami 

Homestead General Aviation Airports reflect our recommendations.   

 

Sincerely, 

 

SLACK, JOHNSTON & MAGENHEIMER, INC. 

 
Andrew H. Magenheimer, MAI 
CERT. GEN. RZ1073 
 

Enclosures 
 
\MDAD\GA.FY20.RATES 
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CERTIFICATION 

 

 

We certify that, to the best of our knowledge and belief, ... 

 

- the statements of fact contained in this report are true and correct. 

 

- the reported analyzes, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are our personal, impartial and unbiased 

professional analyzes, opinions, and conclusions. 

 

- we have no present or prospective interest in the property that is the subject of this report 

and we have no personal interest or bias with respect to the parties involved. 

 

- our compensation is not contingent upon the reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value estimate, the 

attainment of a stipulated result, or the occurrence of a subsequent event. 

 

- our analysis, opinions, and conclusions were developed, and this report has been prepared, 

in conformity with the following: 1) the Uniform Standards of Professional Appraisal 

Practice (USPAP);  2) the Code of Professional Ethics and the Standards of Professional 

Appraisal Practice of the Appraisal Institute; and 3) the requirements of the State of 

Florida for state-certified appraisers. 

 

- we have made a personal visit to the property that is the subject of this report. 

 

- Zach Olen, MAI, Cert. Gen. RZ3124, provided significant professional assistance to the person 

signing this certification. 

 

- the use of this report is subject to the requirements of the State of Florida relating to review 

by the Real Estate Appraisal Subcommittee of the Florida Real Estate Commission and 

to the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. 

 

- the appraisal assignment was not based on a requested minimum valuation, a specific 

valuation, or the approval of a loan. 

 

- Slack, Johnston & Magenheimer has performed services regarding the subject property in 

the past three years. 

 

- as of the date of this report, Andrew H. Magenheimer, has completed the requirements of 

the continuing education program for Designated Members of the Appraisal Institute. 

 

SLACK, JOHNSTON & MAGENHEIMER, INC. 

 
Andrew H. Magenheimer, MAI 
CERT. GEN. RZ1073 



 

 

6 

 

 



 

 

7 

 



 

 

8 

 

 




